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(_ntroduction

Purpose

During the past ten years, Avenida de Mesilla has witnessed new development and land use changes
which have generated concerns from citizens within the Town of Mesilla and the City of Las Cruces
alike. Sensitivity to the “gateway”, the entrance into either community having specific aesthetic
appeal and/or design characteristics, has become an increasingly prominent issue given its
importance at providing direct ingress/egress to the historically significant Town of Mesilla. The
Avenida de Mesilla Gateway Plan is intended to provide guidance in future decisions regarding
zoning, land use, urban design, transportation, and enforcement of related issues. It will focus on
utilizing existing policy and regulations as a foundation onto which, additional requirements will be
placed in order to address specific concerns along the Gateway. Thus, the Plan itself will serve as
a document from which an overlay district will be created for regulatory application. The intent of
the Plan is also to create a gateway which promotes an aesthetically pleasing yet functional
environment in which citizens from both communities can interact socially, where the business
community can exist in a commercially viable environment, and where both endeavors can co-exist
with little or no conflict with one another.

The Plan is intended to be accepted and applied equally by the City of Las Cruces and the Town of
Mesilla. The creation of the Plan and the application of its goals and policies is a clear indication
of the commitment by both entities of how each wishes to enhance, develop, and preserve the
character of this important gateway.

Process

The Avenida de Mesilla Gateway Plan is the cumulation of several months of gathering input from
the Avenida de Mesilla Gateway Plan Committee, a committee of cight which was jointly formed
by the City of Las Cruces and the Town of Mesilla. F ollowing several meetings wherein input was
solicited and obtained from the committee, a decision was made to follow a format similar in nature
to that of the University Avenue Corridor Plan; a plan which addresses similar design and land use
issues. Research was conducted on the study area to ascertain information regarding its past and
present status, and trends which would help determine its future.

Additionally, other corridor documents and reports were researched which, when all combined,
allowed for the creation of a Plan draft which was then presented to the Planning and Zoning
Commissions of both communities. It was at this point that the community was afforded an
opportunity to review, discuss, and provide input on the Plan. F ollowing further modification, the
draft was then processed to the Las Cruces City Council and the Town of Mesilla Trustees for their
review and consideration.




Framework

The Avenida de Mesilla Gateway Plan is an area-specific comprehensive plan, representing a fourth
level plan under the City Comprehensive Planning Framework (Exhibit 1). Though incorporating
urban design, land use, and transportation elements, the Plan will be classified as a gateway plan
under the Land Use Element of the City Comprehensive Plan.

Plan Elements

The Avenida de Mesilla Gateway Plan is comprised of five main elements:

Study Area Information:

Plan Concepts:

Intergovernmental
Coordination:

Goals and Objectives:

Implementation:

Location, History, Planning Background, Demographics, Current
Issues.

Concept Statements, Guiding Policies, Relation to the Las Cruces
City Plan.

Coordination of municipal and township governments and other
entities.

Planning Goal, Objective, and Policy Recommendations related to
Zoning/Land Use, Urban Design, Transportation, and Enforcement
of Gateway Standards.

Program recommendations for implementation of the Plan.
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tudy Area Information

Location

Avenida de Mesilla is a major east-west route linking the Town of Mesilla with the City of Las
Cruces. Its location is generally on the west side of Las Cruces and lies between Main St. (east) to
Calle de El Paso (west). For purposes of our study area, Avenida de Mesilla was limited to that
segment between Valley Drive and Calle de El Paso on a east-west orientation and the Mesilla
Lateral and Boutz Road on a north-south orientation. Later, an overlay was created incorporating
those properties having frontage directly on Avenida de Mesilla and represents our gateway overlay.
Planning activities will focus on both sides of this thoroughfare.

History

According to 4 City Plan For Las Cruces New Mexico - Summary and Conclusions 1955, Avenida
de Mesilla was first described as a “Farm to Market Road™; that is, a road connecting a city’s central
business district to its trade territory. The land adjacent to the road through the late fifties consisted
of generally large tracts of land predominately agricultural in nature. On August 8, 1956, the City
of Las Cruces annexed via the South City Annexation, approximately 1,123 acres of land. This area
encompasses a majority of the study area/gateway. The Town of Mesilla annexed the remaining
portion of that land which lies within the study area/gateway boundary.

Development patterns along the Gateway show a clear trend of the areas transformation from a
predominately agricultural gateway to more of a commercial environment. The land use conversion
process has been slow; however, the shift became most evident during the last decade. Presently,
development along the Gateway continues to occur and the commercial land use pattern has become
more prevalent than any other land use in the area.

As a result of the land use transformation, and a greater reliance on Avenida de Mesilla for
connectivity between Las Cruces and the Town of Mesilla, substantial improvements to Avenida de
Mesilla were made by the New Mexico State Highway and Transportation Department beginning
in the early 1970's. These road improvements played a major role in further establishing the
Gateway as a prominent location having prime development potential. With its increased
prominence, traffic volumes along the thoroughfare have substantially increased from 4,105
(segment between Calle de El Paso and I-10) and 4,342 (segment between I-10 to Valley Drive)
AADT in 1969 to 8,008 and 11,720 AADT respectively in 1993.
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. Planning Background

To date, there have been no City or Town comprehensive plans written specifically for the Avenida
de Mesilla Gateway area. There are, however, city and town-wide comprehensive plans which
address land use, urban design, transportation, and other related issues. These plans address the
Gateway area on a macro scale, yet, do very little in terms of addressing specific area needs.

Due to growing demands for a more focused, area-specific planning process, the City began to
produce plans directed toward smaller geographic areas such as neighborhoods, sectors, and
corridors. One of the first attempts to create such a plan, which addressed various issues, unique to

its area, was the University Avenue Corridor Plan. The University Avenue Corridor Plan which was
adopted on October 21, 1991, established the general framework from which this plan will be based.

The Metropolitan Planning Organization Transportation Plan® and the Bicycle Facilities And ——
System Master Plar’ (pending approval) address bicycle planning throughout Las Cruces and its five

mile extra-territorial jurisdiction. This plan, designates Avenida de Mesilla as a roadway, wherein

a “Planned Bicycle Facility” is proposed.

Current Issues

As aresult of growing interest in the Gateway, as illustrated in recent development proposals, it has
become increasingly important to begin planning efforts along Avenida de Mesilla in order to ensure
that the area retains its character as a gateway into the City of Las Cruces and the Town of Mesilla.

. Given the Gateway’s history and the role it has in maintaining the delicate balance between the
current urban, rural, and historical settings, specific policies which maintain its significance are now
required.

Since the early seventies, the Town of Mesilla became keenly aware of “urban” development
encroaching toward the Town’s perimeter. It was generally felt that the fallout from this
development may adversely impact the rural and historical character of the Town. In order to
prepare for inevitable growth along and within their own boundary, the Town developed and adopted
a master plan which established seven zoning districts. Today, the Town is careful in its review and
handling of development proposals within its town limits. Additionally, the Town has become
genuinely interested in development proposals outside their jurisdiction and along the gateways
leading into their community. No greater example of this exists than the concern which was
exhibited over the recent rezoning and development proposals along Avenida de Mesilla. The
concern with those cases focused on whether the proposal as presented, adversely impacted the
gateway setting and the urban to rural transition between Las Cruces and the Town of Mesilla.
Typical development allowed by right through existing ordinances would have allowed a variety of
land uses which many felt were inappropriate for the area.

The City of Las Cruces also recognized that impacts caused from “inappropriate” development
within the Gateway area may be detrimental to the overall Gateway character. One concern which
. exists in terms of development along the Gateway is that the 1981 City of Las Cruces Zoning Code,
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as amended, has no specific language addressing development along “sensitive corridors or
gateways”; a deficiency contrary to what is stated in the City of Las Cruces 1985 Comprehensive
Plan. Another concern is that the current Zoning Code is limited in establishing urban design criteria
and mitigation strategies which, if more thoroughly applied, may have been more successful in
responding to a development proposal’s potential impacts on adjacent properties.

Acknowledging specific shortcomings in the Zoning Code, both the City and Town felt that a
different approach toward planning along the Gateway needed to take place; one which would
recognize specific needs of the Gateway and establish itself as an urban design-driven planning
effort.

Development along the Gateway has established a mixed retail and service character with residential
uses becoming more prominent. Generally speaking, the mix of uses may not seem to pose any
threat to the character of the Gateway; however, in consideration of the recent uses which have been
developed and/or expanded, careful reconsideration of this point should be made. Input from
concerned citizens on this matter would indicate that the majority of uses along the Gateway are not
appropriate for the area. The concern is that these uses do not lend credence to the Gateway concept
and do not add to the aesthetic appeal that a gateway serving a transitional role from urban to rural
development should provide. Figures 2 and 3 provide current information regarding land use and
zoning within the study area and along the Gateway overlay.









